Introduction
It is widely known that energy use in buildings accounts for about 50% of CO2 emissions (GOS, 2008) . Such carbon emissions can be reduced through changes to the built fabric of new and existing built stock, the development of decentralised forms of the generation and distribution of energy, heat and coolth and altering energy consumption behaviour (Rydin, 2010) . But how have policy frameworks evolved to match this understanding? This paper reviews policy in the UK, particularly in England over the last two decades to assess the key trends in policy support for a shift to a low energy built environment (see Figure 1 ). Four main periods are discussed: pre-2002; 2002-2006; 2007-2010 and post-2010 . It focuses specifically on buildings rather than travel patterns associated with urban form.
Pre-2002: a slow start
The decade to 2000 sets the backdrop to our analysis. This was a period where the climate change agenda was just beginning to influence British policy development. The UK government had recognised the importance of GHG reductions in the 1990
Environment White Paper, This Common Inheritance (HMG, 1990 ) and the follow-up 1994 Sustainable Development Strategy (DEFRA, 1994) but it was taking time to follow through. The Pearce Report developed an influential critique of using the atmosphere as an unregulated carbon dump (Pearce et al., 1989) , proposing 'marketbased policy instruments' to shape the decision-making of market actors through measures such as taxes, subsidies and tradable permits. However action was slow to follow. Similarly, debates on the relevance of the built environment for tackling climate change emissions were increasingly widespread across Europe in this period (Wilson, 2009 , EC, 1990 1 but targeted policy measures were only just emerging. The main emphasis was on reducing emission from travel as set out in the 1990 Environment White Paper (HMG, 1990) .
The key policy instruments, where the energy efficiency of new buildings was concerned, were baseline building control (which was generally agreed to be operating at a very low level) supplemented by voluntary information tools operating within the market place. Perhaps the single most important advance in this period is the Green Deal, an innovative market instrument encouraging take-up of loans for energy retrofits which will be paid from energy savings and remain attached to the property not the borrower, with loans available from January 2013. This has been linked to the Green Investment Bank, a 'public bank' created in 2012 to support low carbon innovation.
But in recognition of the current fiscal constraints and concerned at the costs of a successful scheme with considerable take-up, DECC introduced a review of the FiT scheme and a significant reduction in the incentives for installing decentralised energy generation technology. While this largely affected the domestic sector, the commercial sector was also hit by the conversion of the CRC from a revolving fund, rewarding innovative measures by firms, effectively into a tax on energy bills, cutting off one half of the incentives offered under the previous scheme. 
Conclusions
So how might one summarise the policy trajectory towards low-energy buildings in
England? There are five key trends that can be discerned.
First, there is the clear use of regulatory targets both in relation to national carbon cuts but also where the built environment is concerned. Instead of relying on voluntary and information measures or indicative policy guidance, universally application of regulation is being pursued where the energy efficiency of the new stock is concerned.
These will also be ramped up over time to achieve the increasingly stringent targets that have been set by central government.
Second, there is the growing acceptance of the retrofit agenda where the existing built stock is concerned and the use of a variety of instruments to achieve this. However, there have been considerable challenges in achieving retrofit through simple tools such as subsidies and a more sophisticated policy package is now being used.
Third, subsidies -whether for retrofit or low carbon energy generation -are increasingly being tightly targeted on specific groups and specific policy goals. This is accentuated by the fiscal constraints on budgets for such measures.
Fourth, market-based instruments have developed from high-level means of adjusting fiscal policy at central government level to much more targeted interventions in the market place through measures such as the FiT and Green Deal. Here significant restructuring of specific markets (energy, insulation) is being promoted through such means.
And finally, it is interesting to note the evolution of English policy discourse for lowenergy built environments from the reliance on market drivers and processes post-2000s
and in the early 2000s to a wider and more complex understanding of change in the built environment, in the late 2000s, arising from a mix of tailored governance tools used to influence market rationality, technological change and social engagement so as to mesh change in the built environment with change in energy systems.
